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STEEP SLOPES
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SEWER SERVICE AREAS
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J Jm pl emer tion

. ERVIroTm J*}FHTJ&LQ_@ Tole

Co&}ﬁi&ﬂ allo;

3 ,
W e - \
\ e :
N 45 \
O [ -
O §
NS i -
T P P ) 100 T
e Z 3y
55 e T,
S TR DA
o
e ~ JI/‘ "\\i 4 2
NS o ——
:(; o3
n S,

Qec(lllary

33



e REA0 J\Je'_r.worfa

o CommURIL/ARIEINHEIES

* ImplementauERNIe
Envirenmenialf e CisR eI or:
Fsuecdivisiorn RrecjrEis)

1CENCRIISISIENCY.

34



NEW VISION FOR GROWTH

s NEWApproachitertand - Use Planning
S SMARTGREWINIPHNCIPIES
s FocUSsTonexistingrcommunites ana
nirastructure
> VIaXimIZES PreESEN/ALON O ValUanie
[ESOUICES

* Decouples densityandiotisize




GROWTH UNDER EXISTING
PLAN




COMMUNITY DEVELOPMENT =
MODEL

GENERAL PLAN ,
UPDATE

Rural Lands
- p— Very low density
— 1 du/20-80 ac

e Low density
1 du/.5-10 ac

— Village
—— Medium to High
N density

2-30 du/1 ac

— T 0 = it [ £
L= T W ) g / . ¢ - &
A gl | 93 ULy 3 P S 0 :
i i 1 i N \ \
! _ o Ty . =¥ LN 1 -
—— an R 1 =
\ i § i




Existing GP Population Distribution

B | ¥ E R B | o E

0 U N T vy
-

I ol ) [
5 A 'N",E_B_I_J-lg_;fe” a € 0 =l ¥

P95|q H ¥ 8

@ Existing Population

(O Future: Existing GP

m




GP Update Population Distribution
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GP Update Population Distribution
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MAJOR ISSUES
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FUTURE PROCESS FOR
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PLANNING COMMISSION =

MODIFICATIONS
1. Clarified net by-rght but allowed to process If
conferming te guidelines
2. Need for community design guidelines
3. Modified Land Use Policy LU-14.4 related (o Sewer
SEIVICE areas
4, Suppoerted alternative wastewater (Septic) Systems
5. Research invelvement of Srd party, With' epen space
easements
6. Minimum lot size standards may: be i cCommunity.
plans
/. Groundwater Ordinance lot size limitations shoeuld e

considered
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PERCEIVED FINANCIAL
EFFECTS

- Via)err CORCEI Oi many: PrePErtYy. OWRErS

* PErceivea reduction In property values
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PHYSICAL CONSTRAINTS
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GENERAL PLAN ,
UPDATE

Pendleton-De
Luz

Rainbow Sl 5
Cr

i o /PALOMAR
w i MOUNTAIN

&

"R

Fallbrook

BONSALL

. PALA-PAUMA

Ramona

Legend

Incorporated Land

County Water Authority
Boundary

. Forest Conservation
A nitiative

Decrease in Density © sapEso
Density not Decreased | St
The following constraints have 4 GROVE]soros
been applied: Y e R/
¥ NATI i Fieetwaterfia
9 Steep S|OpeS (>25%) COR'ONADCI)ON‘:(;LgtY "‘ ¢ t . Jamul-Dulzura
+ Habitat Evaluation Model LT B s
"Very High" and "High" Ll o
BEACH
LUEG GI i R

La]

9
North
Mountain

Julian

e

By, @

i

= PINE_ [T =
fVALEY

[

POTRERO

TECATE. & "

[
MORE!

LAKE

BORREGO
SPRINGS

| BOULEVARD

NA/CAMRO |

Mountain Empire

1. uaCumsa [

5 10 15 20

Miles




PHYSICAL CONSTRAINTS T e
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PERCEIVED FINANCIAL
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PERCEIVED FINANCIAL
EFFECTS

Potential Tor negative Impacts to property
vValue as a 1€ L OT the | 0OPO0sSEC OowWn-
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PERCEIVED FINANCIAL —
EFFECTS

Approach:

« Analyze every land sale over the past five
years In the areas proposed to be down-zoned:
nearly 800 transactions.

« Evaluate the extent to which the price of land Is
related to the number of units that can be built.

« Use a recognized and accepted statistical
techniqgue (hedonic price analysis — also known
as the "mass appraisal” technique).

« Separately, evaluation of four sub-areas of the
County to determine If results vary by area.
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PERCEIVED FINANCIAL

EFFECTS

g
—Inaings:
* The analysiS does not Indicate a negative
mpact to land value In any area.
* [ he data Indicates that the number ol builaable
UNIts IS not an Important factor to land value In

S that would be aown-zoned.

ItS show overall trends based on the o000
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PERCEIVED FINANCIAL
EFFECTS

s RemOoVINg GECIEASES I AENSILY IS a
flundamental chiange

s Adaltional envirenmental review.

» More discussions on land use maps

Significant time/Cost commitments
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Land Use Alternatives
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